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 1.0 Executive Summary: Key Findings 

avid Paul Rosen & Associates (DRA) was retained by the City of 
Wenatchee (City) to provide a housing market overview and 
housing needs assessment for the City, as well as to research 

and suggest potential revenue sources and policies that can respond to 
these needs. This report presents DRA’s housing market overview and 
needs assessment for Wenatchee. A subsequent report presents 
potential revenue sources and land use policies for affordable housing. 

Key findings of this housing market analysis of the City of Wenatchee 
illustrate that the City’s greatest housing needs are:  

! addressing an overall shortage of renter housing;  

! addressing the affordability needs of renter households  
earning less than 50 percent of Median Family Income 
(MFI) (or less than $28,500 for a family of four in 2008) 
that are overpaying for housing;  

! filling the gap between the median home price in the 
City and the affordable purchase price that low income 
first time homebuyers can afford;  

! addressing the needs presented by an aging housing 
stock; and 

! assisting low income elderly homeowners who may be 
at risk of losing their homes due to paying a high 
proportion of their income on housing. 

Between 2000 and 2007, Wenatchee’s total residential population grew 
by 2,414 individuals, increasing a total of 8.7 percent. Chelan County’s 
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total population grew at a more modest rate, increasing a total of 6.9 
percent, or 4,584 individuals. In 2000, there were 10,741 households 
in Wenatchee, reflecting an average household size of 2.59 persons. In 
2007, Wenatchee’s total households increased to an estimated 11,112, 
for an average household size of 2.72. 

The Washington State Office of Financial Management projected 
population growth by county for the period 2005 – 2025.  The 
population projection allocation for the Wenatchee Urban Growth Area 
is 16,945 people, reflecting an increase of 58 percent in Wenatchee’s 
population from 2005 through 2025. The projected housing demand 
created by this increase in population is 8,375 units. According to 
estimates of Wenatchee’s potential residential build-out, the Wenatchee 
Urban Growth Area can accommodate 6,618 new housing units, 
inclusive of the Sunnyslope Sub-Area. This will leave an unmet need of 
1,757 units. 

Residential build-out projections do not estimate the proportion of new 
units that will be affordable to Wenatchee’s lower income households, 
nor do population projections estimate the proportion of Wenatchee’s 
new population that will be in lower income levels. Similarly, these 
projections do not account for Wenatchee’s current households that 
face housing problems such as overpayment. 

In 2000, median household income for renter households in 
Wenatchee was $22,700, about 54 percent lower than the median 
household income for owner households, at $49,132. This suggests that 
the City’s renter households are more at risk of housing problems such 
as overpaying for housing. Wenatchee’s median household income in 
2000 was 10.7 percent lower than the County’s median income and 
27.6 percent lower than the State’s median income.  

The U.S. Department of Housing and Urban Development (HUD) 
reports a 2008 MFI for the Wenatchee Metropolitan Statistical Area 
(MSA) of $57,000 for a family of four. Table E-1 below illustrates family 
income levels by family size, as defined by HUD, for the Wenatchee 
MSA in 2008.  
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Table E-1 

Family Income Levels 
Wenatchee MSA 

2008 
  Household Size 

Household Income as 
% of MFI 

1  
Person 

2 
Persons 

3 
Persons 

4 
Persons 

5 
Persons 

0 – 30% of 
MFI 

$11,950 $13,700 $15,400 $17,100 $18,450 
Very Low 
Income 31 – 50% 

of MFI 
$19,950 $22,800 $25,650 $28,500 $30,800 

Low 
Income 

51 – 80% 
of MFI 

$31,900 $36,500 $41,050 $45,600 $48,850 

Moderate 
Income 

81 – 100% 
of MFI 

$39,900 $45,600 $51,300 $57,000 $61,600 

Source: US Department of Housing and Community Development 

The Revised Code of Washington (RCW) Growth Management Act 
defines a low income renter household as one earning up to 50 percent 
of MFI, or $28,500 for a family of four. A very low income four-person 
family that earns 30 percent of MFI has an income of $17,100. The 
RCW defines a low income owner household as one earning up to 80 
percent of MFI, or $45,600 for a family of four. By comparison, a family 
with two full-time minimum wage workers earns $32,280 per year, or 
slightly over 50 percent of MFI. 

In 2000, 45 percent of all Wenatchee households earned less than 80 
percent of MFI. Of these, 1,202 households in Wenatchee earned less 
than 30 percent of MFI, representing 11 percent of the City’s total 
households. Twenty percent of the City’s renter households earned less 
than 30 percent of MFI, compared to only 5 percent of the owner 
households. A total of 1,455 households earned between 31 and 50 
percent of MFI in 2000, representing 13.5 percent of the City’s total 
households. Twenty percent of the City’s renter households and only 8 
percent of the owner households were in this income category. Twenty 
percent of the City’s total households, or 2,186 households, earned 
between 51 and 80 percent of MFI in 2000. A quarter of all renter 
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households fell into this income category, compared to only 17 percent 
of owner households. 

Approximately 40 percent of the City’s renter households and 24 
percent of its owner households were cost burdened in 2000, defined 
as paying more than 30 percent of total income on housing costs. More 
than three quarters of cost burdened renters and one-third of cost 
burdened owners were earning 50 percent of MFI and below. About 19 
percent of renter households and only 9 percent of owner households 
were severely cost burdened in 2000, defined as paying more than 50 
percent of household income on housing. Of the severely cost 
burdened households, 91 percent of the renters and 63 percent of the 
owners were earning 50 percent of MFI and below. 

Based on projections of renter households in 2007, it is estimated that 
2,676 low income renter households, or 57 percent of Wenatchee’s 
total renter households and 86 percent of its low income renter 
households were cost burdened or severely cost burdened that year. Of 
these, 68 percent were cost burdened and 32 percent were severely 
cost burdened. 

Wenatchee’s largest housing need, then, is concentrated in renter 
households earning less than $28,500 per year for a family of four. In 
particular, there is a concentration of low income elderly renter and 
owner households earning less than 50 percent of MFI that are cost 
burdened. This suggests a need for a program that can monitor and 
assist low income elderly homeowners to avoid potential foreclosure 
problems amongst this vulnerable population. While we have not heard 
anecdotally that foreclosures are a current problem in Wenatchee, the 
data suggest it could be a problem amongst this population in the 
future. It also suggests a need for more affordable rental housing options 
for those renter households earning 50 percent of MFI and below. 

Between 2000 and 2007, the number of residential units in Chelan 
County increased 10.8 percent.  Wenatchee’s housing stock 
experienced similar growth of 10.2 percent over this time period, with 
the number of housing units increasing by 1,174 units, from 11,486 to 
12,660 units. While this mirrors the growth in population over this time 
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period of 8.7 percent, it does not account for the mismatch that is 
occurring between low income households and housing units that are 
priced at levels they cannot safely afford. Virtually none of the renter 
housing units developed between 2000 and 2007 are affordable to 
lower income renters. 

Of Wenatchee’s 10,781 total occupied housing units in 2000, 42 
percent were renter-occupied and 58 percent were owner-occupied. 
While the City’s total residential units increased by 10.2 percent 
between 2000 and 2007, most of this increase occurred in buildings of 
less than 4 units. Multi-family residential units increased by only 5 
percent during this time period, suggesting a need for producing higher 
density multifamily rental units. In fact, according to data from the 
Washington Center for Real Estate Research, the total number of 
apartment units in the City has actually declined, from 1,072 units in 
2000 to 738 units in 2007, a loss of 334 units or 31.2 percent of the 
apartment stock. This shortage of apartment units places still greater 
price pressure on rents. 

The number of existing home sales in Chelan County increased from 
1,100 total sales in 2000 to 1,640 total sales in 2006, a net increase of 
540 sales per year, or 49.1 percent.  The median home sales price for 
Chelan County also increased, from $129,000 in 2000 to $202,000 in 
2006, a net increase of $73,000 or 56.6 percent. 

The median home sale price in Wenatchee in 2007 was approximately 
$240,000, a 14 percent increase from the median sale price in 2006 
and an 18 percent increase from 2005. Using U.S. Department of 
Housing and Urban Development (HUD) definitions, the affordable 
home purchase price for a family of four in Wenatchee earning 80 
percent of MFI in 2008 is $158,000. This is 34 percent lower than the 
City’s median home price in 2007. The same family earning 100 
percent of MFI could afford a home priced at $206,000, only 14 
percent below the median home price. Therefore, most families earning 
the median family income and above can comfortably afford to 
purchase a home in Wenatchee. Most families earning between 80 
percent and 100 percent of MFI would likely require assistance in 
obtaining or keeping a home. While current data are unavailable on the 
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number of renters who earn between 80 percent and 100 percent of 
MFI, it is this group of renters for whom a first-time homebuyer 
assistance program would be most useful.  

Rents in Wenatchee increased between 2000 and 2007.  The average 
asking monthly rent for apartments (regardless of bedroom size) in 
Wenatchee increased from $532 per month in 2000 to $661 per month 
in 2007, a net increase of $42 or 7.9 percent.  Based on Revised Code 
of Washington’s definition of affordable rent for low income 
households, and the 2008 median family income for the Wenatchee 
MSA, a family of four earning up to 50 percent of the MFI could afford a 
monthly rent of $588.  This is 11 percent below the average rent in 
Wenatchee in 2007. 

Average annual vacancy rates for apartments located in the City of 
Wenatchee (regardless of bedroom size) declined substantially between 
2000 and 2007, falling from a vacancy rate of 4.8 percent in 2000 to 
just 1.8 percent in 2007, a decline of 62.5 percent. This reflects an 
acute shortage of rental housing in general, and in affordable rental 
housing in particular. It is reflective of the decline in rental stock in the 
City from 2000 to 2007. Therefore, the apartment market in Wenatchee 
is extremely tight, suggesting that asking rents may increase further in 
the near term. 

Most of Wenatchee’s housing units, 8,288 units or 72.1 percent, were 
built prior to 1980, and are therefore at least 28 years of age.  A large 
majority, 88 percent, of Wenatchee’s renter-occupied units are at least 
28 years of age. Homes of this age may need rehabilitation if they have 
suffered from deferred maintenance. 
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2.0 Introduction 

This study reviews current and projected residential housing market 
conditions and housing needs within the City of Wenatchee, 
Washington.  A demographic profile of the City’s population, housing, 
income and employment characteristics establishes a foundation for 
evaluating current housing needs and conditions.  Comparisons of 
current conditions with historical data are provided when existing data 
sources allow.  In some cases, existing data sources only allow for 
analysis at the county, regional and/or statewide level. 

The analysis presented in this study is divided into four main sections.  
The first reviews current and historical population, housing 
characteristics, employment and income trends for the City of 
Wenatchee, Chelan County and the State of Washington.  The second 
section reviews current and historical housing inventory characteristics 
for owner-occupied housing and renter-occupied housing for the City 
of Wenatchee, Chelan County and the State of Washington.  The third 
section reviews current housing needs for certain populations including 
the elderly, single-parent households, the disabled and the homeless. 
The last section reviews build out projections for the Wenatchee Urban 
Growth Area. 
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3.0 Demographic Characteristics 

3.1 Population 

As illustrated in Table 1, the total residential population in both the City 
of Wenatchee and Chelan County has grown modestly between 2000 
and 2007.  In the City of Wenatchee, the total residential population 
increased by only 1.2 percent per year, growing from 27,856 total 
residents in 2000 to 30,270 total residents in 2007, a net increase of 
2,414 total residents or 8.7 percent.  In Chelan County, the total 
residential population increased by only 1.0 percent per year, 
increasing from a total of 66,616 total residents in 2000 to 71,200 total 
residents in 2007, a net increase of 4,584 total residents or 6.9 percent. 

As also illustrated in Table 1, a significant portion of Chelan County’s 
total residential population is concentrated in the City of Wenatchee. 
The percentage of Chelan County’s total residential population residing 
in the City of Wenatchee increased slightly between 2000 and 2007, 
from 41.8 percent in 2000 to 42.5 percent in 2007. 
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Table 1 

Population and Growth Trends 
City of Wenatchee and Chelan County 

2000 to 2007 

 

Year 

Residential 
Population 

Wenatchee 

Annual 
% 

Change 

Residential 
Population 

Chelan 
County 

Annual 
% 

Change 

Percent of 
County in 

Wenatchee 

Annual 
% 

Change 

2000 27,856  66,616  41.8%  

2001 27,930 0.3% 67,100 0.7% 41.6% -0.5% 

2002 28,270 1.2% 67,600 0.7% 41.8% 0.5% 

2003 28,470 0.7% 67,900 0.4% 41.9% 0.3% 

2004 28,760 1.0% 68,400 0.7% 42.0% 0.3% 

2005 29,320 1.9% 69,200 1.2% 42.4% 0.8% 

2006 29,920 2.0% 70,100 1.3% 42.7% 0.7% 

2007 30,270 1.2% 71,200 1.6% 42.5% -0.4% 

2000 to 2007 
Average 

 1.2%  1.0% 42.1% 0.2% 

2000 to 2007 
Change 

2,414 - 4,584 - 0.7% - 

2000 to 2007 
Percent 
Change 

8.7% - 6.9% - 1.7% - 

Source:  State of Washington Office of Financial Management, DRA 

3.2 Age Distribution 

Table 2 reports the age distribution and the mean age for both the City 
of Wenatchee and Chelan County.  In 2000, the mean age was 34.0 
years in the City of Wenatchee.  Residents between the age of 35 and 
54 years of age constituted the majority of the population in 
Wenatchee, accounting for 7,380 total residents or 26.5 percent. 

Residents under the age of 14 years constituted the second highest 
concentration of residents in Wenatchee, accounting for 6,376 total 
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residents or 22.9 percent.  Residents of 55 years of age or older 
constituted the third highest concentration of residents in Wenatchee, 
accounting for 6,142 total residents or 22.0 percent in 2000. 

The distribution of residents by age for the City of Wenatchee was 
nearly identical to the distribution of residents by age for Chelan 
County in 2000.  In 2000, the mean age in Chelan County was 36.3 
years.  Residents between the age of 35 and 54 years of age constituted 
the majority of the population in Chelan County, accounting for 19,431 
total residents or 29.2 percent. 

Residents under 14 years of age constituted the second highest 
concentration of residents in Chelan County, accounting for 15,339 
total residents or 23.0 percent.  Residents 55 years of age or older 
constituted the third highest concentration of residents in Chelan 
County, accounting for 15,055 total residents or 22.6 percent in 2000. 
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Table 2 

Population Age Distribution 
City of Wenatchee and Chelan County 

2000 

Age Range Population 
Wenatchee 

Percent 
Wenatchee 

Population 
Chelan County 

Percent 
Chelan 
County 

0-4 2,240 8.0% 4,750 7.1% 

5-14 4,136 14.8% 10,589 15.9% 

Subtotal, 

0-14 

6,376 22.9% 15,339 23.0% 

15-19 2,103 7.5% 5,188 7.8% 

Subtotal, 

15-19 

2,103 7.5% 5,188 7.8% 

20-24 1,944 7.0% 3,621 5.4% 

25-34 3,911 14.0% 7,982 12.0% 

Subtotal, 

20-34 

5,855 21.0% 11,603 17.4% 

35-44 3,974 14.3% 10,111 15.2% 

45-54 3,406 12.2% 9,320 14.0% 

Subtotal, 

35-54 

7,380 26.5% 19,431 29.2% 

55-64 1,974 7.1% 5,813 8.7% 

65+ 4,168 15.0% 9,242 13.9% 

Subtotal, 

55+ 

6,142 22.0% 15,055 22.6% 

Total 27,856 100.0% 66,616 100.0% 

Mean Age 34.0 - 36.3 - 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

3.3 Number of Households 

As illustrated in Table 3, the State of Washington Office of Financial 
Management estimated that the total number of households in 
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Wenatchee increased from 10,741 in 2000 to 11,112 in 2007, a net 
increase of 371 households or 3.5 percent. Chelan County’s total 
number of households increased from 25,021 in 2000 to 25,450 in 
2006, a net increase of 429 total households or 1.7 percent.  

Comparatively, the total number of households in the State of 
Washington increased by 194,214 households between 2000 and 
2006, or 8.5 percent.  As a percentage of the total number of 
households state-wide, Chelan County accounted for only 
approximately 1.0 percent of state-wide households in 2000 and 2006.   

Table 3 

Total Number of Households 
City of Wenatchee, Chelan County and Washington State 

2000 to 2006 
Year Number of 

Households 

City of 
Wenatchee* 

Number of 
Households 

Chelan 
County** 

Number of 
Households 

State of 
Washington** 

2000 10,741 25,021 2,277,698 

2001 10,710 NA 2,323,138 

2002 10,622 NA 2,358,892 

2003 10,606 NA 2,382,320 

2004 10,680 NA 2,416,301 

2005 10,839 26,004 2,450,474 

2006 11,024 25,450 2,471,912 

2007 11,112 NA NA 

2000-2006/7 

Average 

10,792 25,492 2,085,092 

2000-2006/7 

Actual Change 

371 429 194,214 

2000-2006/7 

Percentage 
Change 

3.5% 1.7% 8.5% 

Source:  * Washington Office of Financial Management, Small Area Estimate Program  

**American Community Survey, US Census  
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3.4 Household Tenure 

In 2000, 42.5 percent of Wenatchee’s households were renters, making 
the City’s homeownership rate 57.5 percent. This is significantly lower 
than the homeownership rate in Chelan County in 2000, at 64.7 
percent. 

Table 4 

Household Tenure 
City of Wenatchee and Chelan County 

2000 

 City of Wenatchee Chelan County 

Total Number of Households 10,741 25,021 

Total Number of Renter 
Households 

4,567 8,843 

Percent Renter Households 42.5% 35.3% 

Total Number of Owner 
Households 

6,174 16,178 

Percent Owner Households 57.5% 64.7% 

Source: US Census, City of Wenatchee 2005-2009 Consolidated Plan, DRA 

3.5 Household Size by Tenure 

In 2000, the mean household size for all total occupied housing units in 
the City of Wenatchee was 2.54 persons per unit, with 2.66 persons per 
owner-occupied unit and 2.39 persons per renter-occupied unit.  
Comparatively, the mean household size for all total occupied housing 
units in Chelan County was 2.62 persons per unit, with 2.70 persons 
per owner-occupied unit and 2.47 persons per renter-occupied unit. 

Based on the State of Washington Office of Financial Management’s 
household estimates for Wenatchee, the City’s average household size 
in 2007 increased to 2.72 persons per unit. This is a 7 percent increase 
over the City’s average household size in 2000. 

As shown below in Table 5, in 2000, two-person households accounted 
for the largest number of total occupied housing units in Wenatchee 
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(3,404 total units, 31.6 percent of all units) and accounted for the 
largest number of owner-occupied housing units (2,385 total units).  For 
renter-occupied housing units, one-person households accounted for 
the largest number of occupied units (1,852 total units). 

In 2000, two-person households also accounted for the largest number 
of total occupied housing units in Chelan County (8,742 total units, 
34.9 percent) and accounted for the largest number of owner-occupied 
housing units (6,634 total units).  For renter-occupied housing units, 
one-person households accounted for the largest number of occupied 
units (3,144). 

Table 5 

Household Size by Tenure 
City of Wenatchee and Chelan County 

2000 

Number of 
People Per Unit 

Total 
Occupied 

Percentage 
of Total 

Owner-
Occupied 

Renter-
Occupied 

Wenatchee     

1 Person 3,222 29.9% 1,370 1,852 

2 Persons 3,404 31.6% 2,385 1,019 

3 Persons 1,534 14.2% 925 609 

4 Persons 1,379 12.8% 854 525 

5 Persons 743 6.9% 428 315 

6 Persons 285 2.6% 160 125 

7+ Persons 214 2.0% 80 134 

     

Chelan County     

1 Person 6,297 25.2% 3,153 3,144 

2 Persons 8,742 34.9% 6,634 2,108 

3 Persons 3,560 14.2% 2,306 1,254 

4 Persons 3,414 13.6% 2,248 1,166 

5 Persons 1,798 7.2% 1,135 663 

6 Persons 736 2.9% 434 302 

7+ Persons 474 1.9% 260 214 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 
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3.6 Median Household Income and Household Income 
Distribution 

Table 6 presents median household income for the City of Wenatchee 
and Chelan County in 2000 by household tenure.  In 2000, the median 
household income in the City of Wenatchee was $34,665.  Median 
household income was $49,132 for owner-occupied housing units and 
$22,694 for renter-occupied housing units.  In Chelan County, the 2000 
median household income was somewhat higher than in the City of 
Wenatchee, at $37,120.  Median household income in the County was 
lower than in the City for owner-occupied housing units ($48,121) but 
higher for renter-occupied housing units ($24,060). 

The mean household income for total occupied housing units in the 
City of Wenatchee in 2000 was $50,787, $64,769 for all owner-
occupied housing units and $31,849 for all renter-occupied housing 
units.  The mean household income for all total occupied housing units 
in Chelan County in 2000 was $51,097, $61,643 for all owner-
occupied housing units and $31,832 for all renter-occupied housing 
units. 

Table 6 

Median Household Income by Tenure 
City of Wenatchee and Chelan County 

2000 

 All Households Renter 
Households 

Owner 
Households 

City of 
Wenatchee 

$34,665 $22,694 $49,132 

Chelan County $37,120 $24,060 $48,121 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

Table 7 below presents the total number of households by household 
income range in the City of Wenatchee and Chelan County by tenure 
as of the year 2000. 
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In the City of Wenatchee in 2000, the $50,000 to $74,999 household 
income range had the highest concentration of total occupied housing 
units (1,958 households, 18.2 percent of total) and the highest 
concentration of owner-occupied housing units (1,502 households, 24 
percent of owner-occupied units).  For renter-occupied housing units, 
the highest concentration of households by household income range 
was in the $35,000 to $49,999 range (762 households, 17 percent of 
renter-occupied units). 

In Chelan County in 2000, the $50,000 to $74,999 household income 
range had the highest concentration of total occupied housing units 
(4,740 total households, 18.9 percent of total) and the highest 
concentration of owner-occupied housing units (3,734 households, 23 
percent of owner-occupied units).  For renter-occupied housing units, 
the highest concentration of households by household income range 
was the $25,000 to $34,999 range (1,521 households, 17 percent of all 
renter-occupied units). 

Table 7 

Household Income by Tenure 
City of Wenatchee and Chelan County 

2000 

Household Income 
Range 

Total 
Occupied 

Percentage 
of Total 

Owner-
Occupied 

Renter-
Occupied 

Wenatchee     

Less than $5,000 326 3.0% 90 236 

$5,000 - $9,999 735 6.8% 169 566 

$10,000 - $14,999 857 7.9% 305 552 

$15,000 - $19,999 952 8.8% 358 594 

$20,000 - $24,999 1,104 10.2% 556 548 

$25,000 - $34,999 1,455 13.5% 761 694 

$35,000 - $49,999 1,682 15.6% 920 762 

$50,000 - $74,999 1,958 18.2% 1,502 456 

$75,000 - $99,999 794 7.4% 691 103 

$100,000 - $149,999 525 4.9% 492 33 

$150,000 or More 393 3.6% 358 35 
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Table 7 

Household Income by Tenure 
City of Wenatchee and Chelan County 

2000 

Household Income 
Range 

Total 
Occupied 

Percentage 
of Total 

Owner-
Occupied 

Renter-
Occupied 

     

Chelan County     

Less than $5,000 672 2.7% 271 401 

$5,000 - $9,999 1,590 6.4% 534 1,056 

$10,000 - $14,999 1,914 7.6% 747 1,167 

$15,000 - $19,999 1,850 7.4% 862 988 

$20,000 - $24,999 2,262 9.0% 1,285 977 

$25,000 - $34,999 3,544 14.2% 2,023 1,521 

$35,000 - $49,999 4,060 16.2% 2,729 1,331 

$50,000 - $74,999 4,740 18.9% 3,734 1,006 

$75,000 - $99,999 2,059 8.2% 1,817 242 

$100,000 - $149,999 1,464 5.9% 1,382 82 

$150,000 or More 866 3.5% 786 80 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

Table 8 presents median and mean household income by age of 
householder for the City of Wenatchee and Chelan County in 2000.  In 
2000, those households in the City of Wenatchee between the ages 35 
to 44 had the highest median household income ($47,415) and the 
highest mean household income ($62,694).  In Chelan County, those 
households between the ages 45 to 54 had the highest median 
household income ($50,628) and the highest mean household income 
($62,349) in 2000. 
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Table 8 

Median and Mean Household Income by Age of Householder 
City of Wenatchee and Chelan County 

2000 

Age of 
Householder 

Range 

Wenatchee 
Median 
Income 

Wenatchee 
Mean 

Income 

Chelan County 
Median 
Income 

Chelan 
County Mean 

Income 

24 Yrs or Less $20,781 $28,537 $20,877 $27,967 

25 to 34 Yrs $35,283 $40,080 $35,265 $42,688 

35 to 44 Yrs $47,415 $62,694 $46,183 $57,806 

45 to 54 Yrs $45,345 $56,576 $50,628 $62,349 

55 to 64 Yrs $45,700 $60,774 $48,235 $62,122 

65 to 74 Yrs $29,583 $46,836 $31,491 $42,180 

75 Yrs + $21,572 $42,769 $21,555 $36,606 

     

All Ages $34,987 $50,529 $37,316 $51,159 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

3.7 Area Median Family Income 

Table 9 below presents the area median income for Chelan County and 
Washington State between 2000 and 2007, as reported by the 
Washington State Employment Security Department. 

Between 2000 and 2007, the area median income for Chelan County 
increased at an average annual rate of 2.8 percent per year, increasing 
from $39,166 in 2000 to $47,565 in 2007, a net increase of $8,399 or 
21.4 percent.  Throughout the entire State of Washington, the area 
median income increased at the same average annual rate of 2.8 
percent per year, increasing from $48,300 in 2000 to $58,462 in 2007, 
a net increase of $10,162 or 21.0 percent.  Median income in Chelan 
County remains at only 81 percent of the statewide median. 
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Table 9 

Area Median Income 
Chelan County and State of Washington 

2000 to 2007 

Year Median 
Income, 
Chelan 
County 

Annual % 
Change 

Median 
Income, State 
of Washington 

Annual % 
Change 

2000 $39,166  $48,300  

2001 $40,488 3.4% $49,337 2.1% 

2002 $41,165 1.7% $49,958 1.3% 

2003 $41,565 1.0% $50,779 1.6% 

2004 $42,511 2.3% $53,530 5.4% 

2005 $43,726 2.9% $53,697 0.3% 

2006 $46,205 5.7% $56,079 4.4% 

2007 $47,565 2.9% $58,462 4.2% 

2000-2007 
Average 

$42,799 2.8% $52,518 2.8% 

2000-2007 
Actual 
Change 

$8,399 - $10,162 - 

2000-2007 
Percent 
Change 

21.4% - 21.0% - 

Source:  Washington State Employment Security Department, DRA 

 

HUD reports annual median family incomes by County. The 2008 MFI 
reported for the Wenatchee MSA is $57,000, significantly higher than 
the area median income reported by the State Employment Security 
Department for 2007. The Housing Finance Commission sets maximum 
income limits and rents based on HUD’s MFI for all Low Income 
Housing Tax Credit and tax-exempt bond financed projects. These 
income limits, by family size, are shown in Table 10 below. 
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Table 10 

Income Limits by Family Size 
Wenatchee MSA 

2008 

  Household Size 

Household Income as 
% of MFI 

1  
Person 

2 
Persons 

3 
Persons 

4 
Persons 

5 
Persons 

0 – 30% of 
MFI 

$11,950 $13,700 $15,400 $17,100 $18,450 
Very Low 
Income1 

31 – 50% 
of MFI 

$19,950 $22,800 $25,650 $28,500 $30,800 

Low 
Income1 

51 – 80% 
of MFI 

$31,900 $36,500 $41,050 $45,600 $48,850 

Moderate 
Income 

81 – 100% 
of MFI 

$39,900 $45,600 $51,300 $57,000 $61,600 

1 Reflects HUD’s terminology. May not correspond with RCW definitions. 

Source: US Department of Housing and Community Development 

3.8 Employment 

Table 11 below presents average annual current employment statistics 
by industry for the City of Wenatchee for 2005, 2006, 2007 and 2008. 
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Table 11 

Current Employment Statistics by Industry 
City of Wenatchee 

2005 to 2008 

 

Industry 

 

2005 

 

2006 

 

2007 

 

2008 

2005-
2008 

Actual 
Change 

2005-2008 
Percentage 

Change 

Total Non-Farm 35,100 36,600 37,644 38,739 3,639 10.4% 

       

Service Providing 31,000 32,000 32,791 33,909 2,909 9.4% 

Total Private 26,800 28,200 28,945 29,975 3,175 11.8% 

Private Service 
Providing 

22,700 23,600 24,092 26,145 2,445 10.8% 

       

Trade, Trans., 
Utilities 

8,400 8,600 8,878 9,300 900 10.7% 

Retail Trade 5,700 5,700 6,000 6,300 600 10.5% 

Education, Health 
Services 

5,300 5,600 5,528 5,628 328 6.2% 

Leisure, Hospitality 4,300 4,500 4,853 5,090 790 18.4% 

Goods Producing 4,100 4,600 4,594 4,830 730 17.8% 

Natural Resources, 
Mining 

2,000 2,300 2,529 2,650 650 32.5% 

Manufacturing 2,100 2,300 2,324 2,180 80 3.8% 

       

Government 8,300 8,400 8,699 8,764 464 5.6% 

Local Government 6,200 6,300 6,567 6,690 490 7.9% 

State Government 1,300 1,300 1,359 1,347 47 3.6% 

Federal Government 800 800 773 727 -73 -9.1% 

Source:  Washington State Employment Security Department, DRA 

 

Between 2005 and 2008, “Natural Resources, Mining” had the highest 
percentage growth in the City of Wenatchee, increasing by 32.5 percent 
or 650 total employees.  “Leisure, Hospitality” had the second highest 
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percentage growth in the City of Wenatchee, increasing by 18.4 percent 
or 790 total employees.  “Goods Producing” had the third highest 
percentage growth in the City of Wenatchee, increasing by 17.8 percent 
or 730 total employees.  Over the same 2005 to 2008 period, only the 
“Federal Government” industry saw a decline, declining by 9.1 percent 
or a loss of 73 total employees. 

Overall, “Total Non-Farm” employment grew by 10.4 percent, or 3,639 
total jobs, between 2005 and 2008.  This indicates overall positive 
growth in the Wenatchee local economy. 

Table 12 presents change in the total number of employees for Chelan 
County between 2001 and 2005 for 19 specific North American 
Industry Classification System (NAICS) industry codes. 
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Table 12 

Total Number of Employees by Industry 
Chelan County 
2001 to 2005 

 

Industry (NAICS) 

 

2001 

 

2005 

2001-2005 

Actual 
Change 

2001-2005 
Percentage 

Change 

Forestry, Fishing, Hunting 1,782 1,571 -211 -11.8% 

Utilities 159 20-99 - - 

Construction 1,874 2,190 316 16.9% 

Manufacturing 2,302 1,830 -472 -20.5% 

Wholesale Trade 1,874 1,993 119 6.4% 

Retail Trade 4,111 4,052 -59 -1.4% 

Transportation/Warehousing 356 618 262 73.6% 

Information 647 558 -89 -13.8% 

Finance/Insurance 773 873 100 12.9% 

Real Estate 661 540 -121 -18.3% 

Professional 669 800 181 25.9% 

Management 57 147 90 157.9% 

Administrative Support 500-
999 

363 - - 

Educational Services 156 81 -75 -48.1% 

Health Care 4,493 4,796 303 6.7% 

Arts, Entertainment 438 455 17 3.9% 

Accommodation/Food 
Service 

2,666 3,078 412 15.5% 

Other Services 977 1,023 46 4.7% 

Unclassified Establishment 20-99 0-19 - - 

TOTAL 24,589 25,103 514 2.1% 

Source:  Bureau of Labor Statistics, US Census Bureau County Business Patterns, DRA 

 

Between 2001 and 2005, 10 of the 19 NAICS industries presented 
above in Table 12 increased and six declined in total employment.  
Data on three industries were incomplete.  Overall, Chelan County’s 
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economy added 514 total employees indicating modest positive 
economic growth.  In total, employment throughout Chelan County 
between 2001 and 2005 increased by 2.1 percent, from 24,589 total 
employees in 2001 to 25,103 total employees in 2005.  Of those 
industries that grew between 2001 and 2005, “Management” had the 
largest percentage increase (157.9 percent) while 
“Accommodation/Food Services” had the largest net increase (412 total 
employees). 

Table 13 presents the change in total payroll for Chelan County 
between 2001 and 2005 for 19 specific NAICS industry codes. 

Between 2001 and 2005, 11 of the 19 NAICS industries presented 
above in Table 12 showed an increase in total payroll while six 
declined.  Data on two industries were incomplete.  Overall, Chelan 
County’s economy added approximately $117.87 million in total 
payroll indicating positive economic growth. 

Total payroll throughout Chelan County increased by 17.6 percent 
between 2001 and 2005, from approximately $670.65 million in 2001 
to approximately $788.52 million in 2005. “Transportation/ 
Warehousing” had the largest percentage increase (98.0 percent) in 
total payroll while “Heath Care” had the largest net increase 
(approximately $50.13 million). 
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Table 13 

Total Payroll by Industry 
Chelan County 
2001 to 2005 

 

Industry (NAICS) 

2001 

(US 
$1,000’s) 

2005 

(US 
$1,000’s) 

2001-
2005 

Actual 
Change 

2001-2005 
Percentage 

Change 

Forestry, Fishing, Hunting $46,394 $40,266 -$6,128 -13.2% 

Utilities $2,913 $0 -$2,913 -100.0% 

Construction $78,470 $113,914 $35,444 45.2% 

Manufacturing $81,583 $71,706 -$9,877 -12.1% 

Wholesale Trade $56,970 $59,316 $2,346 4.1% 

Retail Trade $83,057 $92,478 $9,421 11.3% 

Transportation/Warehousing $11,305 $22,383 $11,078 98.0% 

Information $19,487 $17,874 -$1,613 -8.3% 

Finance/Insurance $26,920 $36,973 $10,053 37.3% 

Real Estate $14,738 $13,258 -$1,480 -10.0% 

Professional $23,170 $28,579 $5,409 23.3% 

Management $2,880 $5,460 $2,580 89.6% 

Administrative Support $0 $9,308 $9,308 - 

Educational Services $2,068 $1,191 -$877 -42.4% 

Health Care $153,516 $203,646 $50,130 32.7% 

Arts, Entertainment $4,803 $6,544 $1,741 36.2% 

Accommodation/Food 
Service 

$35,014 $45,943 $10,929 31.2% 

Other Services $16,288 $18,242 $1,954 12.0% 

Unclassified Establishment $0 $0 $0 - 

TOTAL $670,654 $788,519 $117,865 17.6% 

Source:  Bureau of Labor Statistics, US Census Bureau County Business Patterns, DRA 

 

Table 14 below presents location quotients for Chelan County for 2005.  
A location quotient is used to determine net imports or exports in an 
industry.  An industry with a location quotient of less than 1.0 suggests 
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a net importing industry, a location quotient of 1.0 suggests an industry 
that produces enough economic activity to support local demand, and a 
location quotient of greater than 1.0 suggests a net exporting industry.  
The location quotients estimated below in Table 14 are based upon the 
industry employment data presented above in Table 12 when compared 
to similar employment data for the State of Washington. 

In 2005, only six industries throughout Chelan County had a location 
quotient greater than 1.0 when compared to similar industry 
employment data for the State of Washington.  “Forestry, Fishing, 
Hunting” had the highest location quotient, 10.6, in 2005 for Chelan 
County.  The “Wholesale Trade” and “Health Care” industries both had 
a location quotient of 1.4. “Accommodation/Food Service” had a 
location quotient of 1.3, and “Construction” and “Retail Trade” both 
had a location quotient of 1.2. 
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Table 14 

Location Quotients by Industry 
Chelan County 

2005 

Industry (NAICS) Location Quotient 

Chelan County 

Forestry, Fishing, Hunting 10.6 

Utilities - 

Construction 1.2 

Manufacturing 0.7 

Wholesale Trade 1.4 

Retail Trade 1.2 

Transportation/Warehousing 0.7 

Information 0.5 

Finance/Insurance 0.7 

Real Estate 1.0 

Professional 0.6 

Management 0.3 

Administrative Support 0.3 

Educational Services 0.2 

Health Care 1.4 

Arts, Entertainment 0.7 

Accommodation/Food Service 1.3 

Other Services 0.9 

Unclassified Establishment - 

Source:  Bureau of Labor Statistics, US Census Bureau County Business Patterns, DRA 

 

3.9 Unemployment and Poverty Levels 

Table 15 presents the total number of unemployed workers and the 
corresponding unemployment rate for Chelan County between 2000 
and 2007. 
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Between 2000 and 2007, both the total number of unemployed workers 
and the corresponding unemployment rate for Chelan County 
decreased.  The total number of unemployed decreased by an average 
annual rate of 1.7 percent, falling from 2,360 total unemployed in 2000 
to 1,990 total unemployed in 2007, a net decrease of 370 total 
unemployed individuals, or 15.7 percent.  The unemployment rate for 
Chelan County decreased by an average annual rate of 3.1 percent, 
falling from 6.5 percent in 2000 to just 4.9 percent in 2007. 

Table 15 

Total Unemployed and Unemployment Rate 
Chelan County 
2000 to 2007 

Year Total 
Unemployed 

Annual % 
Change 

Unemployment 
Rate 

Annual % 
Change 

2000 2,360  6.5%  

2001 2,830 19.9% 8.1% 24.6% 

2002 3,120 10.2% 8.7% 7.4% 

2003 3,130 0.3% 8.4% -3.4% 

2004 2,670 -14.7% 6.9% -17.9% 

2005 2,340 -12.4% 5.9% -14.5% 

2006 2,060 -12.0% 5.2% -11.9% 

2007 1,990 -3.4% 4.9% -5.8% 

2000-2007 Average 2,563 -1.7% 6.8% -3.1% 

2000-2007 Actual 
Change 

-370 - -1.6% - 

2000-2007 Percent 
Change 

-15.75% - -24.6% - 

Source:  Washington State Employment Security Department, DRA 

 

Table 16 presents the number of persons in the City of Wenatchee and 
Chelan County that were below the poverty level in 2000. The U.S. 
Census defined the federal poverty threshold for a family of four in 
2000 as $17,603 in annual income. In 2008, the federal poverty 
threshold for a family of four is $21,200. 
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In 2000, the City of Wenatchee had a higher percentage of its total 
population (15.3 percent), a higher percentage of its “in married-couple 
families” population (8.9 percent), a higher percentage of its “in other 
families” population (33.8 percent), and a higher percentage of its 
“unrelated families” population (23.2 percent) below the poverty level 
when compared to all of Chelan County. 

Table 16 

Populations Below Poverty Level 
City of Wenatchee and Chelan County 

2000 

 

Category 

 

Total Population 

Population 
Below Poverty 

Level 

% of Total 
Population 

Below Poverty 
Level 

Wenatchee    

Total Population 27,382 4,203 15.3% 

In Married-
Couple Families 

18,262 1,624 8.9% 

In Other Families 4,399 1,486 33.8% 

Unrelated 
Individuals 

4,721 1,093 23.2% 

Chelan County    

Total Population 65,564 8,147 12.4% 

In Married-
Couple Families 

47,085 3,384 7.2% 

In Other Families 9,062 2,797 30.9% 

Unrelated 
Individuals 

9,417 1,966 20.9% 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

3.10 Total Assessed Value and Total Taxable Retail Sales 

Between 1999 and 2005, both Total Assessed Value and Total Taxable 
Retail Sales for Chelan County increased.  Increases in both the level of 
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Total Assessed Value and the level of Total Taxable Retail Sales indicate 
a growing county-wide economy. 

Table 17 below presents Total Assessed Value for Chelan County 
between 1999 and 2005. 

Table 17 

Total Assessed Value 
Chelan County 
1999 to 2005 

Year Total Assessed Value Annual % Change 

1999 $4.08 Billion  

2000 $4.24 Billion 3.9% 

2001 $4.36 Billion 2.7% 

2002 $4.51 Billion 3.6% 

2003 $4.78 Billion 5.8% 

2004 $4.93 Billion 3.1% 

2005 $5.18 Billion 5.1% 

2000-2007 

Average 

$4.58 Billion 4.1% 

2000-2007 

Actual Change 

$1.10 Billion - 

2000-2007 

Percent Change 

27.0% - 

Source:  Washington State Employment Security Department, DRA 

 

Between 1999 and 2005, Total Assessed Value in Chelan County 
increased at an average annual rate of 4.1 percent per year, increasing 
from approximately $4.08 billion in 1999 to approximately $5.18 
billion in 2005, a net increase of approximately $1.10 billion, or 27.0 
percent. The Total Assessed Value in the City of Wenatchee as of April 
14, 2008 is $2.04 billion. 

Table 18 below presents Total Taxable Retail Sales for Chelan County 
between 1999 and 2005. Between 1999 and 2005, Total Taxable Retail 
Sales in Chelan County increased at an average rate of 4.7 percent per 
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year, increasing from approximately $930.35 million in 1999 to 
approximately $1,223.13 million in 2005, a net increase of 
approximately $292.78 million, or 31.5 percent. 

Table 18 

Total Taxable Retail Sales 
Chelan County 
1999 to 2005 

Year Total Taxable Retail 
Sales 

Annual % Change 

1999   

2000 $930.35 Million  

2001 $930.27 Million 0.0% 

2002 $976.70 Million 5.0% 

2003 $1,037.21 Million 6.2% 

2004 $1,039.27 Million 0.2% 

2005 $1,223.13 Million 7.6% 

1999-2005 

Average 

$1,039.12 Million 4.7% 

1999-2005 

Actual Change 

$292.78 Million - 

1999-2005 

Percent Change 

31.5% - 

Source:  Washington State Employment Security Department, DRA 
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4.0 Housing Market Conditions 

4.1 Population Density Levels 

Table 19 displays persons per square mile for the City of Wenatchee, 
Chelan County and the State of Washington for each year between 
2000 and 2007. 

Population density levels in the City of Wenatchee are significantly 
higher than those at the county or state level. Between 2000 and 2007, 
the number of persons per square mile in the City of Wenatchee 
decreased slightly from 4,068 persons per square mile in 2000 to 4,047 
persons per square mile in 2007, a decrease of just 20.79 persons per 
square mile or 0.5 percent. Population density levels in Chelan County  
are significantly lower than in the City and have remained relatively 
unchanged between 2000 and 2007, growing by an average of only 1.0 
percent per year.  Between 2000 and 2007, the number of persons per 
square mile in Chelan County increased from 22.80 persons per square 
mile in 2000 to just 24.37 persons per square mile in 2007, an increase 
of only 1.57 persons per square mile or 6.9 percent.  
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Table 19 

Persons per Square Mile 
City of Wenatchee, Chelan County and State of Washington 

2000 to 2007 

Year City of 
Wenatchee 

Annual 
% 

Change 

Chelan 
County  

Annual 
% 

Change 

State of 
Washington 

Annual 
% 

Change 

2000 4,068.00  22.80  88.58  

2001 3,983.71 -2.1% 22.97 0.7% 89.79 1.4% 

2002 3,981.67 -0.1% 23.14 0.7% 90.79 1.1% 

2003 3,986.10 0.1% 23.24 0.4% 91.64 0.9% 

2004 3,953.80 -0.8% 23.41 0.7% 92.69 1.1% 

2005 3,982.93 0.7% 23.69 1.2% 94.02 1.4% 

2006 4,016.09 0.8% 24.00 1.3% 95.81 1.9% 

2007 4,047.21 0.8% 24.37 1.5% 97.50 1.8% 

2000-2007 
Average 

4,002.44 -0.1% 23.45 1.0% 92.60 1.4% 

2000-2007 
Actual 
Change 

-20.79 - 1.57 - 8.92 - 

2000-2007 
Percent 
Change 

-0.5% - 6.9% - 10.1% - 

Source:  State of Washington Office of Financial Management, DRA 

 

4.2 Housing Units and Composition 

Table 20 below presents the number of housing units, owner-occupied, 
renter-occupied and vacant, for the City of Wenatchee, Chelan County 
and the State of Washington for each year between 2000 and 2007. 

Between 2000 and 2007, Chelan County added a total 3,275 total 
residential housing units to its existing inventory, increasing the total 
number of residential housing units from 30,407 total units in 2000 to 
33,682 total units in 2007, a net increase of 10.8 percent or 1.5 percent 
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per year.  Comparatively, the State of Washington added 312,866 total 
residential housing units to its existing inventory between 2000 and 
2007, a total increase of 12.8 percent or 1.7 percent per year. 

Table 20 

Total Number of All Residential Units 
City of Wenatchee, Chelan County and State of Washington 

2000 to 2007 

Year City of 
Wenatchee* 

Chelan 
County** 

Annual % 
Change 

State of 
Washington** 

Annual % 
Change 

2000 11,498 30,407  2,451,081  

2001 11,630 30,664 0.8% 2,488,953 1.5% 

2002 11,787 30,980 1.0% 2,532,272 1.7% 

2003 11,958 31,370 1.3% 2,573,535 1.6% 

2004 12,132 31,747 1.2% 2,618,045 1.7% 

2005 12,368 32,410 2.1% 2,665,169 1.8% 

2006 12,603 33,033 1.9% 2,716,214 1.9% 

2007 12,843 33,682 2.0% 2,763,947 1.8% 

2000-2007 
Average 

12,102 31,787 1.5% 2,601,152 1.7% 

2000-2007 
Actual Change 

1,345 3,275 - 312,866 - 

2000-2007 
Percent Change 

11.7% 10.8% - 12.8% - 

Source:  *2000 US Census, **State of Washington Office of Financial Management, DRA 

 

Using total population estimates and average household size from the 
2000 US Census, and average annual percentage change in the total 
number of housing units in both Chelan County and the State of 
Washington, the number of total housing units in the City of Wenatchee 
increased by an estimated 11.7 percent, or 1,345 total residential units, 
between 2000 and 2007. 

Table 21 shows the composition of the housing stock for the City of 
Wenatchee for 2000.  Of the 11,498 total residential units reported in 
2000 for the City of Wenatchee, 10,781 or 93.76 percent were reported 
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as “occupied” while 717 or 6.24 percent were reported as “vacant”.  Of 
the 10,781 total “occupied” units, 6,202 or 57.53 percent were owner-
occupied and 4,579 or 42.47 percent were renter-occupied. 

Table 21 

Residential Market Composition 
City of Wenatchee 

2000 

No. of 
Units  in 
Structure 

Total 
No. of 
Units 

Total 
Occupied 

Total 
Owner-

Occupied 

Total 
Renter-

Occupied 

Total 
Vacant 

% 
Vacant 

1 Unit, 
Detached 

6,996 6,721 5,337 1,384 275 3.9% 

1 Unit, 
Attached 

427 413 148 265 14 3.3% 

2 Units 739 674 49 625 65 8.8% 

3-4 Units 806 748 38 710 58 7.2% 

5-9 Units 467 402 31 371 65 13.9% 

10-19 
Units 

425 349 20 329 76 17.9% 

20-49 
Units 

304 267 34 233 37 12.2% 

50+ Units 609 551 0 551 58 9.5% 

Mobile  
Home 

725 656 545 111 69 9.5% 

TOTAL 11,498 10,781 6,202 4,579 717 6.2% 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

In 2000, single-family detached residential housing units accounted for 
the majority of residential units (6,996 total units, 60.8 percent).  Single-
family attached units accounted for 3.7 percent of units.  Two- to four-
unit structures comprised 1,545 units, or 13.4 percent of the housing 
stock, while five or more unit structures accounted for 1,805 units, or 
15.7 percent of the inventory.  Mobile homes made up the other 6.4 
percent of residential units. 
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Of Wenatchee’s total rental-occupied units in 2000, 1,484 units or 32 
percent are in multifamily buildings with 5 or more units. This suggests 
that a significant majority of Wenatchee’s renters live in single-family 
units.  

Table 22 presents the number of residential units in one unit and two or 
more unit residential buildings and mobile homes for the City of 
Wenatchee between 2000 and 2007. Column 2 in Table 22, labeled “1 
Unit Residential,” includes both 1 Unit Attached and 1 Unit Detached 
(as first described above in Table 20). 

Table 22 

Residential Units by Number of Units in Building 
City of Wenatchee 

2000 to 2007 

Year 1 Unit 
Residential 

2 + Units 
Residential 

Mobile 
Homes 

Total 

Residential 
Units 

2000 7,416 3,346 724 11,486 

2001 7,455 3,346 723 11,524 

2002 7,569 3,403 694 11,666 

2003 7,652 3,455 703 11,810 

2004 7,735 3,471 704 11,910 

2005 7,892 3,552 733 12,177 

2006 8,051 3,668 743 12,462 

2007 8,181 3,718 761 12,660 

2000-2007 
Average 

7,744 3,495 723 11,962 

2000-2007 
Actual 
Change 

765 372 37 1,174 

2000-2007 
Percent 
Change 

10.3% 11.1% 5.1% 10.2% 

Source:  State of Washington Office of Financial Management, DRA 

 



 

 

 

 

 

 

 Housing Market Overview and Housing Needs Assessment April 24, 2008 
 City of Wenatchee, Washington 37 
 

Between 2000 and 2007, the total number of single-family units in the 
City of Wenatchee increased a total of 10.3 percent, increasing from 
7,416 units in 2000 to 8,181 units in 2007, a net increase of 765 units.  
The total number of units in two or more unit buildings in the City of 
Wenatchee increased from 3,346 total units in 2000 to 3,718 total units 
in 2007, a net increase of 372 units, or 11.1 percent.  The total number 
of mobile home units increased from 724 total units in 2000 to 761 
total units in 2007, a net increase of 37 total mobile home units, or 5.1 
percent. 

Table 23 summarizes changes in owner- and renter-occupied housing 
units in Chelan County between 2000 and 2006. 

Table 23 

Residential Inventory by Tenure 
Chelan County 
2000 to 2006 

Year Owner-Occupied 
Inventory 

Renter-Occupied 
Inventory 

Total Housing 
Units 

2000 20,257 8,857 29,114 

2001 20,508 8,865 29,373 

2002 21,312 9,399 30,711 

2003 22,141 9,468 31,609 

2004 22,526 9,529 32,055 

2005 22,983 9,579 32,562 

2006 23,563 9,700 33,263 

2000-2006 
Average 

21,899 9,342 31,241 

2000-2006 
Actual Change 

 

3,306 

 

843 

 

4,149 

2000-2006 
Percent Change 

 

16.3% 

 

9.5% 

 

14.3% 

Source:  Washington Center for Real Estate Research, DRA 

 

Between 2000 and 2006, the total housing inventory in Chelan County 
increased at an average annual rate of 2.3 percent per year, increasing 
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from a total of 29,114 total residential units in 2000 to 33,263 total 
residential units in 2006, a net increase of 4,149 total units or 14.3 
percent.  Comparatively, the owner-occupied housing inventory for 
Chelan County increased at an average annual rate of 2.6 percent per 
year, from 20,257 total units in 2000 to 23,563 total units in 2006, a 
net increase of 3,306 total units or 16.3 percent.  The renter-occupied 
housing inventory for Chelan County increased at an average annual 
rate of just 1.5 percent per year, from 8,857 total units in 2000 to 9,700 
total units in 2007, a net increase of just 843 total units, or 9.5 percent. 

4.3 Residential Building Permit Activity 

Table 24 below shows residential building permit data for the City of 
Wenatchee for the years 2000 through 2007. Over this eight-year 
period, 836 permits (63.5 percent of all permits) were issued for single-
family units and 481 (36.5 percent of all permits) were issued for 
multifamily units. 

The annual average number of permits issued was 165, 105 of which 
were for single-family units and 60 of which were for multifamily units. 
The annual growth rate of housing units over the period 2000 through 
2007 ranges from 0.6 percent in 2001 to 2.3 percent in 2005. The 
average annual growth rate is 1.45 percent.  
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Table 24 

Residential Building Permits Issued 
City of Wenatchee 

2000 to 2007 

Year 

No. of Permits 
Issued for  
SF Units 

Percent 
Change 

No. of Permits 
Issued for 

Multifamily Units 

Percent 
Change 

2000 52  115  

2001 60 15.4% 0 -100.0% 

2002 126 110.0% 52 100.0% 

2003 111 -11.9% 49 -5.8% 

2004 149 34.2% 48 2.0% 

2005 145 -2.7% 116 141.7% 

2006 137 -5.5% 52 -55.2% 

2007 56 -59.1% 49 -5.8% 

Total 836  481  

2000-2007 
Average 

105 11.5% 60 12.8% 

Source: City of Wenatchee, Department of Community Development 

 

Table 25 summarizes the number of single-family detached residential 
building permits and all residential building permits issued annually 
between 2000 and 2006 in Chelan County.  On average, single-family 
detached residential building permits accounted for 89.9 percent of 
residential building permits issued annually by Chelan County.  
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Table 25 

Residential Building Permits  
Chelan County 
2000 to 2006 

Year SFR Building 
Permits 

Annual % 
Change 

All Residential 
Building Permits 

Annual % 
Change 

2000 252  266  

2001 251 -0.4% 259 -2.6% 

2002 312 24.3% 327 26.3% 

2003 347 11.2% 416 27.2% 

2004 385 11.0% 446 7.2% 

2005 457 18.7% 507 13.7% 

2006 580 26.9% 702 38.5% 

2000-2006 
Average 

369 15.3% 418 18.4% 

2000-2006  

Actual Change 

328 - 436 - 

2000-2006  

Percent 
Change 

130.2% - 163.9% - 

Source:  Washington Center for Real Estate Research, DRA 

 

Between 2000 and 2006, the number of single-family detached 
residential building permits issued annually in the County increased at 
an average annual rate of 15.3 percent, from 252 permits in 2000 to 
580 permits in 2006, a net increase of 328 permits or 130.2 percent.  
The total number of residential building permits issued in Chelan 
County increased by an average of 18.4 percent per year, from 266 
permits in 2000 to 702 permits in 2006, a net increase of 436 permits 
or 163.9 percent. 

4.4 Owner-Occupied Specific Residential Market Characteristics 

Table 26 presents the value of owner-occupied residential housing units 
at the time of sale and the price asked for vacant-for-sale residential 
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housing units for the City of Wenatchee compared to Chelan County in 
2000. 

Table 26 

Value of Owner-Occupied Units and Asking Price for Vacant-for-Sale Units 
City of Wenatchee and Chelan County 

2000 
Value Range Wenatchee 

Owner-
Occupied 

Wenatchee 
Vacant-for-

Sale 

Chelan 
County 
Owner-

Occupied 

Chelan 
County 

Vacant-for-
Sale 

Under 
$14,999 

96 10 309 10 

$15,000-
$49,999 

279 6 602 18 

$50,000-
$99,999 

1,271 26 2,705 55 

$100,000-
$399,999 

4,466 125 11,708 282 

$400,000-
$999,999 

66 0 737 3 

$1 Million or 
More 

24 0 109 0 

Total 6,202 167 16,170 368 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

In 2000, the median value of all owner-occupied residential housing 
units at the time of sale in the City of Wenatchee was $129,000 and 
median asking price for vacant-for-sale owner-occupied housing units 
was $118,500.  Comparatively, the median value of all owner-occupied 
residential housing units at the time of sale in Chelan County in 2000 
was $143,400 ($14,400 greater than the City of Wenatchee) and the 
median asking price for vacant-for-sale owner-occupied housing units 
in 2000 was $133,100 ($14,600 greater than the City of Wenatchee). 

For both the City of Wenatchee and Chelan County, a vast majority of 
actual owner-occupied homes sold in 2000 (72.0 percent in Wenatchee 
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and 72.4 percent in Chelan County) had a value at the time of sale 
between $100,000 and $399,999.  In regards to the asking price for 
vacant-for-sale owner-occupied housing units in 2000, the vast majority 
of these units in both the City of Wenatchee and Chelan County (74.9 
percent in Wenatchee and 76.6 percent in Chelan County) also had an 
asking price in the $100,000 to $399,999 range. 

Table 27 presents the median home price and number of homes sold in 
the City of Wenatchee from 2005 to 2007.  The number of homes sold 
in the City has declined annually over the last three years, by an 
average of 7.9 percent. In 2007, only 937 homes sold, as compared to 
1,106 homes only two years earlier in 2005. While the total number of 
homes sold has declined, the median home price in Wenatchee has 
increased by an annual average rate of 18 percent from 2005 to 2007. 
In 2005, the median home sale price was $175,100, as compared to 
$243,550 in 2007. 

 

Table 27 

Median Home Price and Number of Homes Sold 
City of Wenatchee 

2005 to 2007 

Year Number of 
Homes Sold 

Percent 
Change 

Median Home 
Price 

Percent 
Change 

2005 1,106  $175,100  

2006 1,037 -6.2% $214,000 22.2% 

2007 937 -9.6% $243,550 13.8% 

2005 – 2007 
Average 

1,027 -7.9% $210,883 18.0% 

2005 – 2007 
Actual Change 

-169 - $68,450 - 

2005 – 2007 
Percent 
Change 

-15.3% - 39.1% - 

Source: Pacific Appraisal Associates 
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Table 28 presents existing home sales for Chelan County and the State 
of Washington between 2000 and 2006. The number of home sales in 
Chelan County increased from 1,060 sales in 2001 to 1,930 sales in 
2005. Between 2005 and 2006, the number of home sales in the market 
declined by 15.0 percent, to 1,640 sales.  

In terms of percentage increase, growth in existing home sales in 
Chelan County has outstripped growth statewide.  From 2000 to 2006, 
annual home sales in Chelan County increased a total of 49.1 
compared to 39.5 percent for the State of Washington. 

 

Table 28 

Existing Home Sales 
Chelan County and State of Washington 

2000 to 2006 

Year Chelan 
County 

Annual % 
Change 

State of 
Washington 

Annual % 
Change 

2000 1,100  103,160  

2001 1,060 -3.6% 108,780 5.4% 

2002 1,370 29.2% 116,570 7.2% 

2003 1,460 6.6% 136,360 17.0% 

2004 1,750 19.9% 147,860 8.4% 

2005 1,930 10.3% 159,600 7.9% 

2006 1,640 -15.0% 143,920 -9.8% 

2000-2006 
Average 

1,473 7.9% 130,893 6.0% 

2000-2006 
Actual Change 

540 - 40,760 - 

2000-2006 
Percent Change 

49.1% - 39.5% - 

Source:  Washington Center for Real Estate Research, DRA 

 

Table 29 presents the median home price for all owner-occupied 
residential units sold in Chelan County compared to the State of 
Washington for each year between 2000 and 2006.  On average over 
the six-year period, homes in Chelan County sold for $67,914 less than 
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similar homes throughout the State of Washington.  In 2006, the 
median sales price in Chelan County was $202,000, or $91,800 (31.3 
percent) less than the statewide median of $293,800. 

 

Table 29 

Median Home Sales Prices 
Chelan County and State of Washington 

2000 to 2006 

Year Chelan 
County 

Annual % 
Change 

State of 
Washington 

Annual % 
Change 

2000 $129,000  $176,300  

2001 $132,100 2.4% $179,900 2.0% 

2002 $131,400 -0.5% $188,500 4.8% 

2003 $137,100 4.3% $203,800 8.1% 

2004 $147,300 7.4% $225,000 10.4% 

2005 $173,900 18.1% $260,900 16.0% 

2006 $202,000 16.2% $293,800 12.6% 

2000-2006 
Average 

$150,400 8.0% $218,314 9.0% 

2000-2006 
Actual Change 

$73,000 - $117,500 - 

2000-2006 
Percent 
Change 

56.6% - 66.6% - 

Source:  Washington Center for Real Estate Research, DRA 

 

Between 2000 and 2006, the median sale price for all owner-occupied 
residential housing units sold in Chelan County increased by 8.0 
percent per year, increasing from a median sale price of $129,000 in 
2000 to a median sale price of $202,000 in 2006, a net increase of 
$73,000 or 56.6 percent.  Comparatively, the median sale price for all 
owner-occupied residential housing units sold throughout the State of 
Washington increased by 9.0 percent per year, increasing from a 
median sale price of $176,300 in 2000 to a median sale price of 
$293,800 in 2006, a net increase of $117,500 or 66.6 percent.  Based 
upon the median sale price, owner-occupied residential housing units 
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in Chelan County have remained more affordable than comparable 
owner-occupied residential housing units sold throughout the entire 
State of Washington. 

4.5 Renter-Occupied Specific Residential Market Characteristics 

Table 30 shows annual changes between 2000 and 2007 in both the 
total number of apartments for rent and the asking monthly rental price 
for apartments, regardless of bedroom size, for the City of Wenatchee.  
Despite an increase in the average monthly rental price for apartments 
in the City of Wenatchee over this time period, Wenatchee’s 2007 
average monthly rental price ($661 per month) remained nearly one-
third lower than the State of Washington’s 2007 average monthly rental 
price ($878 per month).  In this regard, renter-occupied apartment units 
in the City of Wenatchee have remained considerably more affordable 
than comparable renter-occupied apartment units located throughout 
the State of Washington. 

Between 2000 and 2007, the average monthly rental asking price for 
apartments located throughout the City of Wenatchee increased, on 
average, by 3.2 percent per year, increasing from $532 a month in 
2000 to $661 a month in 2007, a net increase of $42 per month or 7.9 
percent.   

According to the Washington Center of Real Estate Research, there were 
1,072 apartment units in Wenatchee in 2000. Table 21 above shows 
that in 2000 there were approximately 1,800 units in buildings with five 
or more units. This suggests that approximately 40 percent of units in 
multifamily buildings in the City in 2000 were condominiums. Table 30 
shows that the total number of all apartment units, regardless of 
bedroom size, in the City of Wenatchee actually decreased, falling from 
1,072 total units in 2000 to just 738 total units in 2007, a net decrease 
of 334 total units, or 31.2 percent. This suggests that the conversion of 
apartment units to condominium units may be further limiting 
Wenatchee’s supply of rental housing. 
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Table 30 

Total Number of Apartments and Monthly Asking Rental Price 
City of Wenatchee 

2000 to 2007 
Year Total No. of 

Apartments 
Annual % 
Change 

Average 
Monthly Rent 

Annual % 
Change 

2000 1,072  $532  

2001 1,090 1.7% $543 2.1% 

2002 1,243 14.0% $528 -2.8% 

2003 1,137 -8.5% $542 2.7% 

2004 884 -22.3% $564 4.1% 

2005 826 -6.6% $589 4.4% 

2006 908 9.9% $663 7.5% 

2007 738 -18.7% $661 4.4% 

2000-2007 
Average 

987 -4.3% $574 3.2% 

2000-2007 
Actual Change 

-334 - $42 - 

2000-2007 
Percent Change 

-31.2% - 7.9% - 

Source:  Washington Center for Real Estate Research, DRA 

 

On average, the annual apartment vacancy rate in the City of 
Wenatchee between 2000 and 2007 was just 4.2 percent while the 
average annual apartment vacancy rate for the State of Washington was 
5.5 percent.  In 2007, the vacancy rate for Wenatchee was only 1.8 
percent, considerably lower than the statewide vacancy rate in 2007 of 
3.8 percent.  

Table 31 provides additional insight into annual changes in the total 
number of vacant apartments, regardless of bedroom size, and the 
apartment vacancy rate for apartments located throughout the City of 
Wenatchee between 2000 and 2007. 
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Table 31 

Total Number of Vacant Apartments and Annual Apartment Vacancy Rates 
City of Wenatchee 

2000 to 2007 

Year No. of Vacant 
Apartments 

Annual % 
Change 

Average 
Vacancy Rate 

Annual % 
Change 

2000 51  4.8%  

2001 76 49.0% 7.0% 45.8% 

2002 78 2.6% 6.3% -10.0% 

2003 68 -15.4% 5.8% -7.9% 

2004 37 -43.9% 3.0% -48.3% 

2005 32 -13.5% 3.9% 30.0% 

2006 9 -71.9% 1.0% -74.4% 

2007 13 44.4% 1.8% 80.0% 

2000-2007 
Average 

45 -6.9% 4.2% 2.2% 

2000-2007 
Actual Change 

-38 - -3.0% - 

2000-2007 
Percent Change 

-74.5% - -62.5% - 

Source:  Washington Center for Real Estate Research, DRA 

 

Both the total number of vacant apartments and the average annual 
apartment vacancy rate in the City of Wenatchee decreased 
significantly between 2000 and 2007.  The total number of vacant 
apartments, regardless of bedroom size, in the City of Wenatchee 
declined by 74.5 percent between 2000 and 2007, falling from 51 total 
vacant units in 2000 to just 13 total vacant units in 2007.  The average 
annual apartment vacancy rate, regardless of bedroom size, in the City 
of Wenatchee declined by 62.5 percent between 2000 and 2007, 
falling from a vacancy rate of 4.8 percent in 2000 to just 1.8 percent in 
2007. A rental market with a 5 percent vacancy rate is commonly 
considered healthy. Wenatchee’s very low vacancy rate of 1.8 percent 
illustrates the City’s tight rental market and its need for apartment units. 
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Table 32 and Table 33 present average asking monthly rents and 
average annual vacancy rates for one-bedroom and two-bedroom/one-
bath apartment units for Chelan and Douglas County combined. 

Table 32 

Monthly Lease Rates and Vacancy Rates – One-Bedroom Apartments 
Douglas and Chelan Counties 

2000 to 2007 

Year Average 
Monthly Rent 

Annual % 
Change 

Average 
Vacancy Rate 

Annual % 
Change 

2000 $445  4.4%  

2001 $456 2.5% 6.7% 52.3% 

2002 $451 -1.1% 5.2% -22.4% 

2003 $441 -2.2% 6.3% 21.2% 

2004 $475 7.7% 2.7% -57.1% 

2005 $480 1.1% 3.8% 40.7% 

2006 $522 8.8% 1.1% -71.1% 

2007 $559 7.1% 0.6% -45.5% 

2000-2007 
Average 

$479 3.4% 3.9% -11.7% 

2000-2007 
Actual Change 

$114 - -3.8% - 

2000-2007 
Percent Change 

25.6% - -86.4% - 

Source:  Washington Center for Real Estate Research, DRA 

 

Between 2000 and 2007, the average monthly asking rental price for 
one-bedroom apartments in Chelan and Douglas counties increased, on 
average, by 3.4 percent per year, increasing from $445 per month in 
2000 to $559 per month in 2007, a net increase of $114 per month or 
25.6 percent.  Vacancy rates for one-bedroom apartments in Chelan 
and Douglas counties declined substantially between 2000 and 2007, 
falling from an annual vacancy rate of 4.4 percent to just 0.6 percent, a 
decline of 86.4 percent between 2000 and 2007. 
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Between 2000 and 2007, the average monthly asking rental price for 
two-bedroom/one-bath apartments in Chelan and Douglas counties 
increased, on average, by 2.8 percent per year, increasing from $546 
per month in 2000 to $643 per month in 2007, a net increase of $114 
per month or 20.9 percent.  Vacancy rates for two-bedroom/one-bath 
apartments in Chelan and Douglas counties declined substantially 
between 2000 and 2007, falling from an annual vacancy rate of 5.0 
percent to just 1.8 percent, a decline of 76.0 percent between 2000 and 
2007. 

Table 33 

Monthly Lease Rates and Vacancy Rates – Two Bedroom/One Bathroom 
Apartments 

Douglas and Chelan Counties 
2000 to 2007 

Year Average 
Monthly Rent 

Annual % 
Change 

Average 
Vacancy Rate 

Annual % 
Change 

2000 $546  5.0%  

2001 $547 0.2% 6.5% 30.0% 

2002 $531 -2.9% 7.2% 10.8% 

2003 $537 1.1% 4.5% -37.5% 

2004 $580 8.0% 6.3% 40.0% 

2005 $591 1.9% 4.5% -28.6% 

2006 $643 8.8% 1.8% -33.3% 

2007     

2000-2007 
Average 

$579 2.8% 4.6% -11.2% 

2000-2007 
Actual Change 

$114 - -3.8% - 

2000-2007 
Percent Change 

20.9% - -76.0% - 

Source:  Washington Center for Real Estate Research, DRA 
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4.5.1 Gross Rent as a Percentage of Income 

Table 34 below presents the percentage of total household income 
spent on gross rent in 2000 for renter households in the City of 
Wenatchee compared with Chelan County and the State of 
Washington. 

In 2000, the median percentage of household income spent on gross 
rent in Wenatchee was 28.1 percent.  In Chelan County, the median 
percentage of household income spent on gross rent was 27.0 percent, 
and in the State of Washington the median percentage was 26.5 
percent. 

Table 34 

Gross Rent as a Percentage of Income 
Wenatchee, Chelan County and State of Washington 

2000 
Household Income 

by Unit 
Wenatchee 

Renter-Occupied 
Chelan County 

Renter-Occupied 
Washington State 
Renter-Occupied 

Less than 10% 225 494 37,911 

10% - 14.9% 447 829 82,310 

15% - 19.9% 626 1,105 115,555 

20% - 24.9% 530 984 110,719 

25% - 29.9% 549 962 91,271 

30% - 34.9% 278 599 66,114 

35% - 39.9% 387 586 45,437 

40% - 49.9% 402 603 57,514 

50% or More 885 1,419 141,991 

Not Computed 244 981 46,701 

Total 4,573 8,562 795,523 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

In 2000, an estimated 1,952 renter households in the City of 
Wenatchee spent more than 30 percent of their income on rent.  This 
accounted for nearly 42.7 percent of the 4,573 renter households in the 
City of Wenatchee.  Comparatively, only 37.5 percent of renter 
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households in Chelan County and only 39.1 percent of all renter 
households across the entire State of Washington spent 30 percent or 
more of household income on rent.  These data indicate that renter 
housing is relatively less affordable in Wenatchee than in the County or 
the State. 

4.6 Cost Burden of Renter-Occupied and Owner-Occupied 
Housing 

Table 35 below presents cost burdens as a function of Median Family 
Income (MFI) for renter households in the City of Wenatchee in 2000. 
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Table 35 

Renter Housing Cost Burdens 
City of Wenatchee 

2000 

Household 
Income Levels 

Elderly 

(1-2 People) 

Small Related 

(2-4 People) 

Large Related 

(5+ People) 

All 
Others 

Total 
Renters 

0% to 30% MFI 234 244 89 345 912 

Cost Burdened 199 

(85.0%) 

204 

(83.6%) 

49 

(55.1%) 

285 

(82.6%) 

737 

(80.8%) 

Severely Cost 
Burdened 

154 

(65.8%) 

150 

(61.5%) 

24 

(27.0%) 

250 

(72.5%) 

578 

(63.4%) 

31% to 50% MFI 295 283 114 240 932 

Cost Burdened 210 

(71.2%) 

204 

(72.1%) 

90 

(78.9%) 

185 

(77.1%) 

689 

(73.9%) 

Severely Cost 
Burdened 

95 

(32.2%) 

59 

(20.8%) 

10 

(8.8%) 

35 

(14.6%) 

199 

(21.4%) 

51% to 80% MFI 289 410 125 335 1,159 

Cost Burdened 129 

(44.6%) 

125 

(30.5%) 

0 

(0.0%) 

80 

(23.9%) 

334 

(28.8%) 

Severely Cost 
Burdened 

40 

(13.8%) 

15 

(3.7%) 

0 

(0.0%) 

0 

(0.0%) 

54 

(4.7%) 

81% or More MFI 195 674 220 475 1,564 

Cost Burdened 30 

(15.4%) 

14 

(2.1%) 

0 

(0.0%) 

10 

(2.1%) 

55 

(3.5%) 

Severely Cost 
Burdened 

20 

(10.3%) 

4 

(0.6%) 

0 

(0.0%) 

0 

(0.0%) 

23 

(1.5%) 

Total Renter 
Households 

1,013 1,611 548 1,395 4,567 

Cost Burdened 568 

(56.1%) 

548 

(34.0%) 

139 

(25.4%) 

559 

(40.1%) 

1,813 

(39.7%) 

Severely Cost 
Burdened 

309 

(30.5%) 

229 

(14.2%) 

34 

(6.2%) 

285 

(20.4%) 

854 

(18.7%) 

Source:  US Census 2000, City of Wenatchee 2005-2009 Consolidated Plan, DRA 
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According to HUD, “Cost Burdened” renter households are those 
households that spend more than 30 percent of total income on rent 
and utilities.  “Severely Cost Burdened” is defined as spending more 
than 50 percent of total income on rent and utilities. 

In 2000, an estimated 39.7 percent of the 4,567 total renter households 
in the City of Wenatchee, or 1,813 total renter households, were 
identified as “cost burdened”. Of these, 40.6 percent or 737 total 
households were within the 0 percent to 30 percent MFI level.  An 
additional 38.0 percent, or 689 total households, were within the 31 
percent to 50 percent income level.  More than three quarters, 78.6 
percent, of all cost burdened renter households in the City of 
Wenatchee, or 1,426 households, had an MFI of 50 percent or less. Of 
these 1,426 households, 409 were elderly households and 547 were 
family households. 

An estimated 18.7 percent of the 4,567 total renter households in the 
City of Wenatchee, or 854 total renter households, were identified as 
“severely cost burdened”.  Of the 854 total renter households 
determined to be cost burdened in 2000, 67.7 percent or 578 total 
households were within the 0 percent to 30 percent MFI level.  An 
additional 23.4 percent, or 199 total households, were within the 31 
percent to 50 percent income level.  Approximately 91.1 percent of all 
severely cost burdened households in the City of Wenatchee had a MFI 
of 50 percent or less.  

Based upon the material presented above in Table 35, the largest 
housing need is for renter households earning up to 50 percent of MFI.  
At and below the 30 percent of MFI level, a significant number of 
elderly renter households were both cost burdened (199 total renter 
households) and severely cost burdened (154 total renter households).  
Between 31 percent and 50 percent of MFI, elderly renter households 
accounted for the largest number of cost burdened households (210 
total renter households) and the largest number of severely cost 
burdened households (95 total renter households).  

Table 36 below projects the number of renter households earning up to 
30 percent of MFI and between 31 percent and 50 percent of MFI that 
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were cost burdened in 2007. These are rough projections that are based 
on the rate of growth in households from 2000 to 2007 and the 
assumption that the proportion of Wenatchee’s households that are 
renters stayed constant during this time period. The projection also 
assumes no change in Wenatchee’s MFI, the median income of renter 
households in Wenatchee, and the supply and cost of renter housing in 
the City during this time period. Given these assumptions, it is projected 
that 2,676 low income renter households, or 57 percent of 
Wenatchee’s total renter households and 86 percent of its low income 
renter households were cost burdened or severely cost burdened in 
2007. Of these, 1,818 households, or 68 percent, were cost burdened 
and 858, or 32 percent, were severely cost burdened. 
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Table 36 

Cost Burdened Low Income Renter Households 
City of Wenatchee 

2007 Projection 

Household Income Levels Number of Households 

0% to 30% MFI 940 

Cost Burdened 

 

760 

(80.8%) 

Severely Cost Burdened 

 

596 

(63.4%) 

31% to 50% MFI 963 

Cost Burdened 

 

712 

(73.9%) 

Severely Cost Burdened 206 

(21.4%) 

51% to 80% MFI 1,200 

Cost Burdened 

 

346 

(28.8%) 

Severely Cost Burdened 

 

56 

(4.7%) 

Total Renter Households 4,723 

Total Low Income Renter Households 3,103 

Cost Burdened 1,818 

Severely Cost Burdened 858 

 

 

Table 37 presents cost burdens for owner households in the City of 
Wenatchee in 2000. 
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Table 37 

Owner Housing Cost Burdens 
City of Wenatchee 

2000 

Household 
Income Levels 

Elderly 

(1-2 People) 

Small Related 

(2-4 People) 

Large Related 

(5+ People) 

All 
Others 

Total 
Renters 

0% to 30% MFI 125 38 33 94 290 

Cost Burdened 110 

(88.0%) 

19 

(50.0%) 

23 

(69.7%) 

74 

(78.7%) 

226 

(77.9%) 

Severely Cost 
Burdened 

90 

(72.0%) 

4 

(10.5%) 

23 

(69.7%) 

64 

(68.1%) 

181 

(62.4%) 

31% to 50% MFI 320 89 59 55 523 

Cost Burdened 165 

(51.6%) 

70 

(78.7%) 

49 

(83.1%) 

45 

(81.8%) 

329 

(62.9%) 

Severely Cost 
Burdened 

80 

(25.0%) 

30 

(33.7%) 

14 

(23.7%) 

35 

(63.6%) 

159 

(30.4%) 

51% to 80% MFI 555 264 94 114 1,027 

Cost Burdened 90 

(16.2%) 

164 

(62.1%) 

54 

(57.4%) 

60 

(52.6%) 

368 

(35.8%) 

Severely Cost 
Burdened 

55 

(9.9%) 

75 

(28.4%) 

14 

(14.9%) 

20 

(17.5%) 

164 

(16.0%) 

81% or More MFI 1,129 2,293 474 439 4,335 

Cost Burdened 75 

(6.6%) 

323 

(14.1%) 

55 

(11.6%) 

110 

(25.1%) 

564 

(13.0%) 

Severely Cost 
Burdened 

5 

(0.4%) 

25 

(1.1%) 

0 

(0.0%) 

10 

(2.3%) 

39 

(0.9%) 

Total Owner 
Households 

2,129 2,684 660 702 6,175 

Cost Burdened 439 

(20.6%) 

577 

(21.5%) 

181 

(27.4%) 

289 

(41.2%) 

1,488 

(24.1%) 

Severely Cost 
Burdened 

230 

(10.8%) 

134 

(5.0%) 

51 

(7.7%) 

129 

(18.4%) 

543 

(8.8%) 

Source:  US Census 2000, City of Wenatchee 2005-2009 Consolidated Plan, DRA 
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According to HUD, “Cost Burdened” owner households are those 
households that spend more than 30 percent of total income on 
individual mortgage payments, taxes, insurance and utilities.  “Severely 
Cost Burdened” is defined as spending more than 50 percent of total 
income on individual mortgage payments, taxes, insurance and utilities. 

In 2000, an estimated 24.1 percent of the 6,175 total owner households 
in the City of Wenatchee, or 1,488 total owner households, were 
identified as cost burdened.  Of the 1,488 total owner households 
determined to be cost burdened in 2000, only 15.2 percent or 226 total 
households were within the 0 percent to 30 percent MFI level.  An 
additional 22.1 percent, or 329 total households, were within the 31 
percent to 50 percent income level.  Approximately one-third, 37.3 
percent, of all cost burdened owner households in the City of 
Wenatchee had an MFI of 50 percent or less. 

In 2000, out of an estimated 6,175 owner households, only 8.8 percent, 
or 543 total households, were identified as severely cost burdened.  Of 
the 543 households, 63 percent, or 340 families had a household 
income of 50 percent of MFI or below.   

At and below 50 percent MFI, elderly owner households accounted for 
more than half of all cost burdened and severely cost burdened 
households in the City of Wenatchee in 2000. At and above 51 percent 
MFI, elderly owner households accounted for less than a third of cost 
burdened households. 

Table 38 compares the hourly minimum wage for the State of 
Washington and annual income earned by employees on minimum 
wage to different levels of median family income for 2008. 
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Table 38 

Minimum Wage and Median Family Income 
State of Washington, Wenatchee MSA 

2008 

2008 Minimum Wage, State of Washington:* $8.07 per hour 

Annual Earnings of Full-time, Minimum Wage Worker:1 $16,140 per year 

As a Percentage of Median Family Income in Wenatchee 
MSA2:** 

28% 

Annual Household Income of Family with Two Full-time 
Minimum Wage Workers: 

$32,280 per year 

As a Percentage of Median Family Income in Wenatchee 
MSA:** 

57% 

1 Assumes working 40 hours per week and 50 weeks per year.  
2 Assumes a family of four with one wage-earner. 

Source:  * State of Washington Office of Financial Management, ** HudUser.org, DRA 

 

In 2008, the hourly minimum wage for the State of Washington was 
$8.07 per hour.  Assuming 40 hours of work per week, a typical 
employee in the State of Washington earning minimum wage would 
earn $16,140 in gross annual income over 50 weeks.  The estimate of 
$16,140 in gross annual income is less than the 30 of MFI ($17,100) for 
the Wenatchee MSA in 2008. Assuming a four-person household with 
two minimum wage workers, total household income ($32,280) is 
slightly more than 50 percent of MFI ($28,500) and less than 80 percent 
of MFI ($45,600).  

4.7 Residential Overcrowding 

Table 39 presents residential overcrowding estimates for the City of 
Wenatchee compared to similar residential overcrowding for Chelan 
County and the State of Washington for 2000. 
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Table 39 

Total Number of Overcrowded Residential Units 
City of Wenatchee, Chelan County and State of Washington 

2000 
Persons per 

Room 
Number of 

Units 

City of 
Wenatchee 

Percent of 
Total Units 

City of 
Wenatchee 

Percent of 
Total Units 

Chelan 
County 

Percent of 
Total Units 

State of 
Washington 

1.00 or Less 9,726 90.0% 91.0% 95.0% 

1.01-1.50 484 5.0% 4.0% 3.0% 

More than 
1.50 

571 5.0% 5.0% 2.0% 

Source:  2000 US Census, City of Wenatchee 2005-2009 Consolidated Plan, DRA 

 

In 2000, only 484, or 5.0 percent of all residential units in the City of 
Wenatchee had between 1.01 and 1.50 persons per room.  Only 571, 
or 5.0 percent of all residential units in the City of Wenatchee had more 
than 1.50 persons per room in 2000.  In total, only 10.0 percent of all 
residential units in the City of Wenatchee could be considered 
“overcrowded” according to HUD standards.  Based upon the available 
information, residential overcrowding in the City of Wenatchee does 
not appear to be significantly different from similar levels at the county 
or state level and does not appear to be a significant problem in the City 
of Wenatchee itself. There may be special needs groups, however, such 
as farmworkers, who do experience severe overcrowding at a higher 
rate than the general population. 
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Table 40 

Year Structure Built by Occupancy Type 
City of Wenatchee 

2000 
Year Built Range All Housing 

Units 
Owner-Occupied 

Units 
Renter-Occupied 

Units 

1999 to 3/2000 139 102 37 

1995 to 1998 1,067 641 311 

1990 to 1994 824 573 192 

1980 to 1989 1,180 616 539 

1970 to 1979 1,850 945 852 

1960 to 1969 1,319 600 655 

1950 to 1959 1,985 1,148 710 

1940 to 1949 1,045 546 421 

1939 or Earlier 2,089 1,031 862 

Total 11,498 6,202 4,579 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

In 2000, the largest number of all residential housing units and renter-
occupied units were built in 1939 or earlier at 18.2 percent of total 
occupied housing units and 18.8 percent of total renter-occupied units 
respectively.  The largest number of all owner-occupied housing units, 
18.5 percent of total owner-occupied housing units, was built between 
1950 and 1959.  Most of Wenatchee’s housing units, 8,288 units or 
72.1 percent, were built prior to 1980, and are therefore at least 28 
years of age.  Homes of this age may need substantial rehabilitation if 
they have suffered from deferred maintenance. 

Table 41 presents the total number of owner- and renter-occupied units 
by the total number of bedrooms per unit for the City of Wenatchee in 
2000. Three-bedroom units are the most common owner-occupied 
units, accounting for 2,835 units or 45.7 percent of the owner-occupied 
total.  Two-bedroom units are the most common rental units, 
accounting for 1,745 total units or 38.1 percent of renter-occupied 
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units.  One-bedroom rental units were close behind, with 1,583 units or 
34.6 percent of the rental stock. 

Table 41 

Number of Households by Unit Size 
City of Wenatchee 

2000 
Number of 

Bedrooms per 
Unit 

All Occupied 
Housing Units 

Owner-Occupied 
Units 

Renter-Occupied 
Units 

None (Studio) 456 84 372 

1 Bedroom 1,836 253 1,583 

2 Bedrooms 3,085 1,340 1,745 

3 Bedrooms 3,502 2,835 667 

4 Bedrooms 1,494 1,339 155 

5+ Bedrooms 408 351 57 

Total 10,781 6,202 4,579 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 
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5.0 Current Housing Needs 

5.1 Special Housing Needs – the Elderly 

The special needs of many elderly households result from their lower, 
fixed incomes, physical disabilities, and need for assistance.  As shown 
previously in Table 2, persons aged 65 years or older in the City of 
Wenatchee comprised 15.0 percent of the population in 2000 and 
persons aged 55 years or older in the City of Wenatchee comprised 
22.0 percent of the population in 2000. 

Table 42 shows the tenure of households with the head-of-household 
aged between 55 and 64 years and 65 years or older for the City of 
Wenatchee in 2000. 

Table 42 

Tenure of Households – 55+ Years of Age 
City of Wenatchee 

2000 

Age Range Number of Households Percentage of Total 

55–64  2,244 10.4% 

65+ 5,572 25.9% 

Sub-Total 55+ 7,816 36.4% 

All Ages 21,488 100.0% 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

In 2000, there were 5,572 total households with the head-of-household 
aged 65 years of age or older, accounting for 25.9 percent of total 
households in the City of Wenatchee.  There were 7,816 total 
households with the head-of-household aged 55 years of age or older, 
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accounting for 36.4 percent of total households in the City of 
Wenatchee. 

Table 43 shows the estimated household income distribution for 
householders aged 65 years or older in 2000 for the City of Wenatchee.  
Approximately 37.6 percent of elderly households earned less than 
$20,000 annually with the largest percent of elderly households, 28.6 
percent or 1,584 total elderly households, earning between $20,000 
and $34,999 annually. 

Table 43 

Estimated Household Income Distribution 
Households with Head of Household Aged 65 Years or Older 

City of Wenatchee 
2000 

Income Range Number of 
Households 

Percent of 
Total 

Cumulative 
Percentage 

Less than $10,000 560 10.1% 10.1% 

$10,000-$19,999 1,526 27.5% 37.6% 

$20,000-$34,999 1,584 28.6% 66.2% 

$35,000-$49,999 705 12.7% 79.0% 

$50,000-$74,999 660 11.9% 90.9% 

$75,000-$99,999 158 2.9% 93.7% 

$100,000 or More 348 6.3% 100.0% 

Total 5,541 100.0% - 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

5.2 Special Housing Needs – Single-Parent Headed Households 

Single-parent families, particularly female-headed single-parent 
families, tend to have low incomes, limiting their ability to find 
affordable housing.  These families also have a large need for affordable 
childcare. 

As shown in Table 44, of the 6,880 total households in 2000 in the City 
of Wenatchee with children under the age of 18 present, 5,429 or 78.9 
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percent had a married couple.  However, a total of 1,451 households 
with children under the age of 18 had only one parent.  Male-headed 
households accounted for 7.1 percent of all Wenatchee households 
with children in 2000 while female-headed households accounted for 
14.0 percent of all Wenatchee households with children in 2000. 

Table 44 

Single-Parent Headed Households with Children Under 18 
City of Wenatchee 

2000 

Category Total No. of Households Percent of Total 

Married Couples 5,429 78.9% 

No Spouse, Male-
Headed 

491 7.1% 

No Spouse, Female-
Headed 

960 14.0% 

Total 6,880 100.0% 

Source:  US Census 2000, State of Washington Office of Financial Management, DRA 

 

5.3 Special Housing Needs – The Disabled 

Physical handicaps can hinder access to housing units of traditional 
design as well as limit an individual’s ability to earn an adequate 
income.  According to the 2000 U.S. Census and the State of 
Washington Office of Financial Management, a total of 9,269 persons 
aged five years or older reported a disability.  For persons aged 5 to 15 
years of age, 430 persons were reported to have a disability; for persons 
aged 16 to 64 years of age, 5,539 persons were reported to have a 
disability; and for persons aged 65 years of age or older, 3,301 persons 
were reported to have a disability. 

5.4 Special Housing Needs – The Homeless 

According to the “2008 Ten-Year Plan to End Homelessness in Chelan 
and Douglas Counties”: 
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! There were a total of 801 total homeless persons in 
Chelan and Douglas counties combined with 603 
homeless persons living in families with children under 
the age of 18, representing 0.75 percent and 0.56 
percent of the counties’ population, respectively. 

! In 2007, approximately 6.7 percent of all homeless 
individuals in Chelan and Douglas counties, or 54 total 
individuals, were unsheltered. 

! In 2007, approximately 8.7 percent of all homeless 
individuals in Chelan and Douglas counties, or 70 total 
individuals, were living in emergency shelters. 

! In 2007, approximately 42.2 percent of all homeless 
individuals in Chelan and Douglas counties, or 338 
total individuals, were living in some form of 
transitional housing. 

Like many jurisdictions, the homeless population within Chelan and 
Douglas counties comprises several different subgroups based upon 
underlying physical and mental health conditions.  Table 45 presents 
the total number of homeless individuals by subgroup for Chelan and 
Douglas counties for 2007. 
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Table 45 

Homeless Population by Subgroup 
Chelan and Douglas Counties 

2007 

Subgroup Total No. of 
Individuals 

Percent of Total 
Homeless Population 

Chronically Homeless 122 26.1% 

Mental Illness 64 13.7% 

Substance Abuse 64 13.7% 

Veteran 28 6.0% 

Person with HIV/AIDS 3 0.6% 

Victim of Domestic Abuse 58 12.4% 

Youth 18 3.8% 

Physical Disability 77 16.4% 

Seasonal Worker 7 1.5% 

Co-Occurring Disorder 23 4.9% 

Senior Citizen Age 65+ 4 0.8% 

Total 468 100.0% 

Source:  2008 Ten-Year Plan to End Homelessness in Chelan and Douglas Counties, DRA 

 

According to the “2008 Ten-Year Plan to End Homelessness in Chelan 
and Douglas Counties”, approximately 62 individuals out of the 468 
total homeless individuals referenced above in Table 45 remained 
largely unsheltered in 2007.  At least one individual in each of the 11 
subgroups listed above (except Senior Citizen Age 65+) remained 
unsheltered in 2007. 
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6.0 Residential Build Out Projections 

The Wenatchee Urban Area Comprehensive Plan Update of 2006 
includes the Draft Supplemental Environmental Impact Statement (SEIS), 
completed in January 2007. The SEIS contains an assessment of 
Wenatchee’s inventory of land available for residential development as 
well as a projection of the City’s residential build out potential.  

The SEIS projection is based on a land inventory completed in 2004 
and an aerial photo of the Wenatchee Urban Growth Area taken in 
2006. Using this data, unrestricted vacant parcels and those vacant 
parcels with development limitations were identified. The portions of 
those parcels with limitations that cannot accommodate development 
were then subtracted from the total vacant land calculation. The vacant 
land was then reduced by a factor of 25 percent to account for non-
residential public uses and by a factor of 15 percent to account for 
unwilling sellers. This resulted in an estimated 409 acres of vacant land 
available for residential development in the Wenatchee Urban Growth 
Area. Of the 409 acres available, 246 acres is unrestricted vacant land 
and 163 acres is vacant land with development limitations. In addition, 
the analysis identified 64 acres of vacant land disbursed throughout the 
area that has infill potential. 

Using a planned residential density of 6.22 units per acre, the SEIS 
estimated that Wenatchee’s 473 acres of available vacant land can 
accommodate 2,942 housing units. In addition, the Waterfront Sub-
Area Plan assumes accommodation of 1,440 new housing units and the 
Sunnyslope Sub-Area Plan assumes accommodation of 2,370 new 
housing units, for a total of 6,752 units.  

The SEIS states that the after the development of the Sunnyslope Sub-
Area Plan, the area’s projected population growth dropped, reducing its 
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projected number of housing units by 134 units. The adjusted total 
number of housing units accommodated in the Wenatchee Urban 
Growth Area is thus 6,618, as illustrated in Table 46. 

 

Table 46 

Vacant Land and Residential Build Out Potential 
Wenatchee Urban Growth Area 

2006 

 Available Vacant Land, 

 in Acres 

No. of Housing Units 
Accommodated1 

Unrestricted Land 246 1,530 

Restricted Land 163 1,012 

Waterfront N/A2 1,440 

Infill Potential 64 400 

Sunnyslope Sub-Area 381 2,236 

Total 854 6,618 
1 Calculated at 6.22 dwelling units per acre. 
2 The SEIS did not detail the number of acres available in the Waterfront Sub-Area, but 
stated the area’s housing potential. 

Source: Wenatchee Urban Area Comprehensive Plan Update, 2006 – Draft Supplemental 
Environmental Impact Statement, January 2007. 

 

It is important to note that this build out projection relies on an 
assumed density of 6.22 units per acre throughout the Urban Growth 
Area. This is within the range of the City’s current densities, which 
range from 4 to 44 units per net acre. However, it is significantly higher 
than the pattern of recent development in the City, at 3.8 units per net 
acre. Therefore, the assumed density of 6.22 units per acre may 
overstate the City’s actual development potential, especially for infill 
sites, which may be developed at the sites’ surrounding (lower) 
densities. Alternatively, new housing in the Waterfront and Sunnyslope 
Sub-Areas may be developed at densities above 6.22 units per acre. 


